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Field Of Dreams

• “America has rolled by like an army of steamrollers.  
It’s been erased like a blackboard, rebuilt, and 
erased again.  But baseball has marked the time.  
This field, this game, is a part of our past, Ray.  It 
reminds us of all that once was good, and that 
could be again.”

- Terrence Mann, “Field of Dreams” 1989
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Disclaimer

THESE MATERIALS SHALL NOT CONSTITUTE AN OFFER TO SELL OR THE 
SOLICITATION OF AN OFFER TO BUY ANY INTERESTS IN GREENLIGHT OR ANY OF 
ITS AFFILIATES.  SUCH AN OFFER TO SELL OR SOLICITATION OF AN OFFER TO BUY 
INTERESTS MAY ONLY BE MADE PURSUANT TO A DEFINITIVE SUBSCRIPTION
AGREEMENT BETWEEN GREENLIGHT AND AN INVESTOR.

The information set forth in this presentation has been obtained from publicly available 
sources.  It is provided for informational purposes only and should not be deemed as a 
recommendation to buy or sell the securities mentioned or to invest in any investment 
product. The information has not been independently verified by Greenlight or any of its 
affiliates. Neither Greenlight nor any of its affiliates makes any representations or warranties 
regarding, or assumes any responsibility for the accuracy, reliability, completeness or 
applicability of, any information, calculations contained herein, or of any assumptions 
underlying any information, calculations, estimates or projections contained or
reflected herein. 

The information in this presentation is provided as of the date hereof and is subject to change 
at any time after the date hereof; provided, however, that financial data contained herein is as 
of December 31, 2009 unless otherwise specified.

Investment accounts managed by Greenlight and its affiliates may have a position in any of 
the securities discussed in this presentation.  Greenlight may reevaluate its holdings in such 
positions and sell or cover certain positions.
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Introduction to The St. Joe Company

• Ticker: JOE

• Stock Price as of 10/12/10: $24.54

• Shares Outstanding: 92.7 million

• Market Cap: $2.27 billion
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Introduction to The St. Joe Company

• JOE was incorporated in 1936

• The general purposes of the Company were to: 

Manufacture, buy, sell, import, and export pulpwood, 
woodpulp, paper, paperboard, and all raw materials and by-
products thereof

Deal in and dispose of all kinds of real and personal 
property

Source: JOE 1993 10-K
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Introduction to The St. Joe Company

• After decades of being a paper company with vast 
timber holdings, JOE made a strategic shift

JOE hired Peter Rummell from Disney in 1997
• Prior to joining St. Joe, Mr. Rummell served as President of Disney 

Development and as Chairman of Walt Disney Imagineering, the 
division responsible for Disney's worldwide creative design, real 
estate, research and development activities

Source: Forbes bio, http://people.forbes.com/profile/peter-s-rummell/69660
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What Exactly is Imagineering?

“The custom at Imagineering has been to start the creative 
process with the boldest, wildest, best idea one can come 
up with.  Many Imagineers consider this to be the true 
beginning of the design process and operate under the 
notion that if it can be dreamt, it can be built.”

-Wikipedia

Use of Disney marks and graphic is strictly to illustrate a point. There is no connection between Disney and St. Joe 
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Imagineering

• St. Joe took a more aggressive approach to its land 
holdings by becoming an active land developer

• “…This stretch of beach will be branded a national 
destination with the same kind of recognition as 
Nantucket, Hilton Head Island, or Napa.”

– Peter Rummell, CEO Q1 2007 Earnings Call 
(referencing WindMark and Port St. Joe)
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NANTUCKET



9

HILTON HEAD ISLAND
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NAPA
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PORT ST. JOE & WINDMARK
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Land Development Through the Boom

• In 2000, JOE owned “nearly 1 million acres”

Consisted of approximately 700,000 acres of pine forests 
plus 300,000 acres of mixed timber, wetlands, lake and 
canal

Included 23 million tons of standing pine and 11 million 
tons of hardwood inventory

Source: JOE 2000 10-K
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6954354988914Timber/ 
Forestry

693(205)(61)195316413313623071154
St. Joe 
Total Pre-
tax Profit

7241013310073515578686494Rural Land

154

’02

(99)(220)(199)(83)(25)1096850(2)47Real Estate 
Dev & Other

Total’09’08’07’06’05’04’03’01’00
Pre-tax Profit (in millions $)

JOE’s profits come from Rural Land sales

What Has JOE Done Over the Past 10 Years?

Source: JOE 2002-2009 10-Ks (most recently reported data)
Note: Real Estate Development & Other values combine Residential Real Estate, Commercial Real Estate and Other segments 
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What Has JOE Done Over the Past 10 Years?

$348M$916M$568MRetained Earnings(2)

$214MDividends Paid(2)

$562MRetained Earnings + Dividends

(509,780)577,0001,086,780(1)Acres owned

Last 10 YearsDec 31, 2009Dec 31, 1999

Retained Earnings + Dividends Per Acre Sold $1,102

(1) JOE’s 2000 10-K claimed JOE owned “nearly one million acres.” JOE has sold 509,780 acres of rural land from 2000-
2009 and owns 577,000 acres as of December 31, 2009 (JOE 2009 10-K)

(2) JOE 2002-2009 10-Ks (most recently reported data). 1999 excludes $393.8M in retained earnings attributable to Florida 

East Coast Industries which was spun-off in 2000.
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What Do You Own When You Buy JOE?

577,000 acres of “low-basis” land in Northwest 
Florida

70% of land holdings within 15 miles of the coast 
of Gulf of Mexico

“Proven development expertise”

41,000 entitled acres 
• Allows for development of 43,000 residential units and over 13 

million square feet of commercial space

• Development opportunities around new international airport

Source: JOE Management at Raymond James Conference on March 9, 2010



New Airport
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New Airport

• As far back as recorded transcripts go (Q3 ’05), JOE 
has been talking about its efforts to develop West 
Bay via the relocation of the Panama City Airport

Securing entitlements 

State of Florida permits

FAA’s Record of Decision approving relocation

• JOE donated 4,000 acres of land to the Airport 
Authority

• JOE agreed to backstop Southwest Airlines’
operating losses for 3 years, if necessary 

Sources: JOE Press Release at http://ir.joe.com/releasedetail.cfm?ReleaseID=508611 and Q2 2010 earnings call transcript
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New Airport as Catalyst

• “We have great assets, we are in Northwest 
Florida, 300,000 of our acres are within 40 miles of 
that new airport.  We have development expertise; 
we have an extremely strong balance sheet to 
weather whatever storms coming our way.  We 
have a new international airport unprecedented in 
the United States and we are poised for growth.”

-Britt Greene, CEO 
Raymond James Conference 3/9/10
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Bullish Airport Land Valuation

• In October 2007, Leucadia agreed to purchase the 
land at the old Panama City Airport to redevelop it

Purchased 708 acres for $80,000/ acre(1)

• Bulls use this to say one should value JOE’s 35,000 
acres around the new airport at $60,000/ acre

35,000 acres x $60,000 per acre = $2.1 billion(2)

• If the land around the airport is worth $2.1 billion, 
bulls claim you are getting the other 500,000 acres 
“for free”

(1) Leucadia National Corp 2009 10-K, p.20
(2) Broyhill Asset Management, “Buy When There’s Oil in the Water” presentation Q2 2010
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Leucadia’s Panama City Airport

Leucadia’s Panama City Land
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Northwest Florida Beaches Airport

JOE’s Northwest Florida Beaches Land
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The International Airport is Here!
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Northwest Florida Beaches Int’l Airport

• 1,400 of the best acres for 
development are “Inside 
The Fence”

This land is owned by the 
Airport Authority, not JOE

Applications are in process 
for land “inside the fence” to 
be a free-trade-zone

The Airport Board can issue 
tax free debt to construct 
buildings for end users

The Airport Board says it 
has no contracts with end 
users 

Sources: Conversations with The Airport Authority and FOIA request sent to The Airport Authority Board
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All of JOE’s Land is Outside the Fence

• All of JOE’s land is “Outside 
The Fence”

Must compete for sales and 
lease opportunities with 
Airport-owned land located 
“Inside The Fence”

• Does JOE know they have 
to compete against better 
located land?
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Apparently, they figured it out…

Source: Airport Board Minutes, June 2010

JOE is proposing to re-lease 
the same land it gave away
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Northwest Florida Beaches Int’l Airport

•JOE has yet to sign any joint venture partners (1)

•There are no third party deals or developments (1)

•What is there? Piles of dirt

JOE management has promised to begin construction of its new 
headquarters by October (2)

No permits for vertical development currently on record (1)

(1) FOIA request sent to The Airport Authority Board
(2) Q2 2010 earnings call transcript



What are the remaining 
577,000 acres worth?
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Timberland and Rural Land Value

Sources: JOE 2002-2009 10-Ks

$1,818$926,899,000 509,780 Total
$2,047 $105,600,000 51,5992000
$1,706 $76,100,000 44,619 2001
$1,886 $84,100,000 44,583 2002
$1,487 $96,511,000 64,903 2003
$3,375 $68,091,000 20,175 2004
$2,378 $68,862,000 28,958 2005
$2,621 $89,995,000 34,336 2006
$1,522 $161,276,000 105,963 2007
$1,505 $162,054,000 107,677 2008
$2,054 $14,310,000 6,967 2009

Price/AcreSales PriceAcresYear
JOE Land Sales, 2000 - 2009
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Timberland and Rural Land Value

$1,184$7,159,136,9006,044,587Total

$1,276$97,000,00076,0002006International Paper Forestland Sale(4)

$842$401,000,000476,0002006International Paper Forestland Sale(4)

$1,196$6,100,000,0005,100,0002006International Paper Forestland Sale(4)

$1,498$2,376,9001,5872009Timbervest LLC Purchase(3)

$1,231$97,280,00079,0002010U.S. South Region Timberland Sales(2)

$1,520$226,480,000149,0002010U.S. South Region Timberland Sales(2)

$1,442$235,000,000163,0002010International Paper Property Sale(1)

Price/
AcreSales PriceAcresDateDescription of Transactions

(1) IP 2Q 2010 10-Q, p.26; IP 2Q 2010 Review presentation dated July 28, 2010
(2) Timber Mart-South Market News Quarterly, 2nd Quarter 2010 – Vol.15 No.2-A
(3) Walton County, FL property appraiser’s December 2009 sale list
(4) IP 10-K, 2006 p.21
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JOE’s Timberland/Rural Land Value

536,000Remaining Timberland/Rural Land Acreage
41,000Entitled Acreage

577,000JOE’s Total Acres Owned

$965M$804M$643MValue of Timberland/ Rural Land Acreage

$1,800$1,500$1,200Price/Acre

Valuation Range:

Conclusion: ~$800M Valuation



What are the 41,000 acres 
of entitled land worth?



32

Where is JOE’s Land?
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Land-use Entitlements

“When we first embarked on our highest and best use strategy, 

our priority was to seek as many land-use entitlements for 
commercial and residential development in our region as 
possible.  This continues to be one of our core 
competencies, and we now have land-use entitlements 

totaling over 31,000 residential units and approximately 11.6 

million square feet of commercial space.  Our opportunities are 

significant, and we believe that by taking measured risks, we 

will be able to extract meaningful value.”

- St. Joe 2010 Letter to Shareholders
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JOE Condensed Balance Sheet

8.2Investment Property

749.5Total Investment in Real Estate

2.8Investment in Unconsolidated Affiliates
(35.0)Less: Accumulated Depreciation

235.7Operating Property
537.8Development Property

1,098.1
895.2
202.9
163.4

39.5
1,098.1

184.8
163.8

Total Equity
Total Liabilities

Total Liabilities + Equity

Debt
Other Liabilities

Total Assets
Other Assets
Cash and Cash Equivalents

Investment in Real Estate
Balance Sheet as of Dec. 31, 2009 (in millions $)

Source: JOE 2009 10-K
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JOE Real Estate Carrying Value by Type

746.7
(35.0)

781.7
7.8

60.5

476.6

172.9
63.9

(in millions $)(1)

Subtotal

Less: Accumulated Depreciation

Residential

Timberlands

Unimproved Land

Total Investment in Real Estate (2)

Buildings
Land with Infrastructure

(1) JOE 2009 10-K
(2) Does not include $2.8 million related to JOE’s real estate investment in unconsolidated affiliates.  Including this amount 

results in total investment in real estate of $749.5 million.
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Home Prices – Florida vs. U.S.

60%

70%

80%

90%

100%

1Q
2007

2Q
2007

3Q
2007

4Q
2007

1Q
2008

2Q
2008

3Q
2008

4Q
2008

1Q
2009

2Q
2009

3Q
2009

4Q
2009

1Q
2010

2Q
2010

Florida US

Source: http://www.fhfa.gov/Default.aspx

Florida has been hit very hard

Quarterly Change in the Home Price Index (HPI)
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JOE’s Business Has Essentially Stopped

0

75

150

2007 2008 2009 YTD

Homes Sold

0

200

400

2007 2008 2009 YTD

Homesites Sold

0

75

150

2007 2008 2009 YTD

Commercial Acres Sold

0

75

150

2007 2008 2009 YTD

Rural Acres Sold (in thousands)

Sources: JOE 2009 10-K and JOE 2Q 2010 10-Q
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JOE Condensed Income Statement

6.9D&A
0.6Impairment Losses

14.2Timber Sales

28.5Total Cost of Revenues

1.1Other Revenues
35.3Total Revenues

4.7Real Estate Sales
15.4Resort and Club Revenues

($0.22)
(20.0)
(32.3)

2.7

13.5
15.5

6.9

Net Loss Per Share
Net Loss

Restructuring Charges
Operating Loss

Corporate Expense, Net
Other Operating Expenses
Gross Profit

Revenues
Income Statement YTD as of June 30, 2010 (in millions $)

Source: 2Q 2010 10-Q (note: totals may not tie due to rounding)
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$0M

$200M

$400M

$600M

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

Source: JOE 2002-2009 10-Ks

Cash Expenditures for Operating Properties

JOE’s Business Has Essentially Stopped
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Impairments 

$14.5$12.0$13.0Total

$749.5$890.6$944.5Investment in Real Estate (As of Dec. 31)

Impairment of Investment in Real Estate:

$7.2--$5.2Abandoned Development Plans
$7.3$12.0$7.8Homes and Homesites

200920082007in millions $

Source: JOE 2009 10-K and JOE 2008 10-K
Note: Impairment of investment in real estate excludes the Victoria Park community and the SevenShores condominium and 
marina development project as these developments were sold and are no longer part of JOE’s continuing operations.

Despite making huge investments ahead of the 
bust, JOE has taken only modest write-downs
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JOE’s Major Active Developments

x
WaterColor

WaterSound West Beach

Northwest Florida Beaches Airport

WaterSound Beach

WindMark

WaterSound SummerCamp Beach

Tallahassee

Jacksonville

RiverTown
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JOE’s Active Projects In Development

5,670,725sf10,6385,18315,82115,568 Total
76,157sf 1,368 148 1,516 2,020 GulfWindMark Beach

-26 2 28 17 BayWild Heron
486,380sf1,6285142,1422,743WaltonWaterSound (1)

47,600sf 227 913 1,140 499 WaltonWaterColor
25,000sf 417 82 499 762 FranklinSummerCamp Beach

4,535,588sf2,235 2,535 4,770 3,370 LeonSouthWood
500,000sf 4,470 30 4,500 4,170 St. JohnsRiverTown

-8 2 10 120 CalhounRiverSide at Chipola
-217 191 408 1,491 BayRiverCamps
-17 7 24 113 GulfLandings at Wetappo
-25 143 168 88 BayHawks Landing
--616 616 175 OsceolaArtisan Park

Remaining 
Commercial 
Entitlements

Remaining 
Residential 

Units

Project 
Units 
Sold

Project 
Units

Project 
AcresCountyProjects In Development

Source: JOE 2009 10-K
Note: (1) Combines WaterSound, WaterSound Beach and WaterSound West Beach
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JOE Real Estate Carrying Value by County

781.7Subtotal
(35.0)Less: Accumulated Depreciation

As of Dec. 31, 2009 (in millions $) (1)

143.7Bay County, Florida
8.2Calhoun County, Florida
3.0Duval County, Florida

47.1Franklin County, Florida
6.8Gadsden County, Florida

22.3Georgia
233.9Gulf County, Florida

1.0Jefferson County, Florida
60.6Leon County, Florida
3.9Liberty County, Florida
0.3Other Florida Counties

76.4St. Johns County, Florida
0.9Wakulla County, Florida

173.5Walton County, Florida

746.7Total investment in Real Estate (2)

(1) JOE 2009 10-K
(2) Does not include $2.8 million related to JOE’s real estate investment in unconsolidated affiliates.  Including this amount 

results in total investment in real estate of $749.5 million.
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143.7Bay County, Florida

76.4St. Johns County, Florida

233.9Gulf County, Florida

47.1Franklin County, Florida

173.5Walton County, Florida

674.6Subtotal
(25.9)Less: Accumulated Depreciation

648.7Investment in Selected Real Estate

As of Dec. 31, 2009 (in millions $)

Source: JOE 2009 10-K 

Represents ~86% of 
JOE’s Real Estate Carrying Value

JOE Real Estate Carrying Value by County

Development Deep Dive
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Development Deep Dive

500,000sf

<1%
30

5%
215

4,500
St. Johns

River
Town

47,600sf

81%
924

90%
1,021
1,140

Walton

Water
Color

486,380sf

24%
519

43%
921

2,142
Walton

Water
Sound

10%16%% of planned

224226Developed Units
15%45%% of planned

76,157sf25,000sf
Remaining 
Commercial
Entitlements

14882Units Sold

1,516499Planned Units
GulfFranklinCounty

Wind
Mark

Summer
CampDevelopment

Sources: JOE 2Q 2010 10-Q, JOE’s Development of Regional Impact reports (DRIs), and county appraisal office records
Note: Developed units as per most recent DRI or, when not available, estimated based on county appraisal records 



RiverTown
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RiverTown, St. Johns County

Tallahassee

Jacksonville

RiverTown

x

Northwest Florida Beaches Airport
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RiverTown

• “RiverTown is situated on approximately 4,170 acres located in St. Johns 
County south of Jacksonville along the St. Johns River.  With parks and 
public meeting places, RiverTown is being planned for 4,500 housing 
units and 500,000 square feet of commercial space.  

• RiverTown will have seven unique neighborhoods interwoven with 
community and retail areas by a series of bike paths and walkways, with 
all roads leading to the community’s centerpiece, the St. Johns river.  

• RiverTown will offer homebuyers a wide variety of price points and 
lifestyles, appealing to several different target markets, including primary 
and secondary home buyers.  Construction of RiverTown started in 2006 
and sales are expected to begin in 2007.”

– 2006 10-K, page 8
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RiverTown

Source: JOE 2Q 2010 10-Q
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RiverTown- “Moonscape”

Source: Issa Homes v. The St. Joe Company, filed May 22, 2009
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JOE’s Biennial Monitoring Report

Source:  RiverTown Development of Regional Impact Biennial Monitoring Report 2008-2009, dated January 31, 2010
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RiverTown Development Progress 

None CompletedNone Completed--25 AcresMiddle School
None CompletedNone Completed15 Acres15 AcresElementary Schools (2)
None CompletedIn Progress--58 AcresRiverfront Park

37 Acres37 Acres--186 AcresCommunity Parks
None CompletedNone Completed--18 HolesGolf Course
None CompletedNone Completed50,000 S.F.50,000 S.F.Light Industrial
None CompletedNone Completed50,000 S.F.50,000 S.F.Office
None CompletedNone Completed250,000 S.F.50,000 S.F.Retail

12 Units; 
215 Lots Platted12 Units1,900 D.U.s2,600 D.U.sTotal Residential

None CompletedNone Completed400 D.U.s400 D.U.sMulti-Family Residential

12 Units; 
215 Lots Platted12 Units1,500 D.U.s2,200 D.U.sSingle-Family Residential

Cumulative 
Completed

Completed 
2008-2009

Phase II 
2012-2016

Phase I
2005-2011

Source:  RiverTown Development of Regional Impact Biennial Monitoring Report 2008-2009, dated January 31, 2010
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RiverTown – JOE’s Dream

Source: RiverTown Development of Regional Impact Biennial Monitoring Report 2008-2009, dated January 31, 2010
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RiverTown Costs to Develop 
JOE’s Estimated Costs to Develop Lots

$81,111 = JOE’s estimated average 
cost to develop a lot in RiverTown

Source: Main Street (RiverTown) 2008 CDD Bond Offering Prospectus
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RiverTown Sales 2007

JOE sold 6 lots to Weekley
Homes in October 2007

Average price per lot: 
$72,133

Source:  St. Johns County Tax Appraisal Office
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RiverTown Sales 2010

57% decline in lot value

JOE sold 2 lots to Weekley
Homes in August 2010

Average price per lot:
$31,250

Source:  St. Johns County Tax Appraisal Office
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RiverTown
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RiverTown – Aerial Photo

Sold Properties: 30*
Houses: 12

Source: St. Johns County Tax Appraisal Office 
Note: * Depiction of lot sales represents data as available June, 2010
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RiverTown - The Real Progress Report
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St. Johns Vacant Developed Lot Inventory

RiverTown

Source: Metrostudy Jacksonville Residential Survey, 1Q 2010
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St. Johns Vacant Developed Lot Inventory

Nearly 9 years of inventory

Source: Metrostudy Jacksonville Residential Survey, 1Q 2010
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RiverTown Carrying Value

Source: JOE 10-K, 2009

$74.5M = Carrying value of 
RiverTown residential real estate
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RiverTown Conclusions

• RiverTown is <5% developed

Further development is non-economic

185 remaining developed lots at $31,250/ lot = $6 million in 
value 

Carrying value is $74.5 million or $400,000/ developed lot

9 years of supply implies values not going up

• What exactly did JOE capitalize at RiverTown?

• RiverTown development:  Should be impaired
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WaterColor & WaterSound
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WaterColor & WaterSound, Walton County

x
WaterColor

WaterSound West Beach

Northwest Florida Beaches Airport

WaterSound Beach

WaterSound

Tallahassee

Jacksonville
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JOE Has Already Sold its Best Assets

WaterColor is a nice 
property

Management loves to show 
investors WaterColor 

BUT, WaterColor is ~90% 
developed & ~80% sold

WaterColor is not impactful 
to the valuation or P&L 
going forward
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WaterColor

Source: JOE 2Q 2010 10-Q
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WaterColor
WaterColor “available for sale”
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WaterSound Properties

WaterSound

WaterSound Beach

WaterSound West Beach

Highway 98
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WaterSound

• “WaterSound, located on approximately 1,402 acres and 
currently planned for a 1,330-unit mixed-use development, 
is a resort community approximately three miles from 
WaterSound Beach north of U.S. 98 in Walton County.  
WaterSound land-use entitlements include 457,380 square 
feet of commercial space.  The DRI process for 
WaterSound was completed in 2005.  This resort town is 
being planned for the pre-retirement and second-home 
markets with six and nine-hole golf courses along with 
pools, beach access and other amenities.  Sales at 
WaterSound are expected to begin in mid-2006.”

• -JOE 2005 10-K, p.6
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WaterSound Properties

Source: JOE 2Q 2010 10-Q
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WaterSound Beach

Unsold Properties: 14

Houses: 100
Sold Lots: 311*

Source: Walton County Tax Appraisal Office
* Depiction of lot sales represents data as available June, 2010. Doesn’t include condominium units 
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JOE’s Last WaterSound Beachfront Lot Sale

Source: Warranty Deed on file with Walton County

JOE sold last 
beachfront lot  

9/20/10

Lot #13 Sale Price: 
$1,253,800



74

WaterSound West Beach

Unsold Properties: 155

Houses: 5
Sold Properties: 44*

Source: Walton County Tax Appraisal Office 
* Depiction of lot sales represents data as available June, 2010
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WaterSound

Unsold Properties: 84

Houses: 9
Sold Properties: 29*

Source: Walton County Tax Appraisal Office 
* Depiction of lot sales represents data as available June, 2010



76

JOE’s Biennial WaterSound Report

24 Holes

0

0

0

Completed(2)

2007-2008

24 Holes0038 HolesGolf
(Holes)

000127,380 S.F.Office
(Square Feet)

000330,000 S.F.Retail
(Square Feet)

211 Units211 Units01,432 UnitsResidential
(Dwelling Units)

Cumulative 
Completed

Cumulative 
Initiated

Initiated(1)

2007-2008
DRI 

Entitlements
DRI
Land Uses

Source: WaterSound North DRI, 2007-2008 Biennial Report, Table C-1
• Infrastructure construction started between January 1, 2007 and December 31, 2008
• Infrastructure construction completed between January 1, 2007 and December 31, 2008
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JOE Has Developed & Sold the Best Property

• WaterColor

90% developed, 80% sold

No beachfront property left

• WaterSound

Only interior lots left; most on the other side of Hwy 98

Little demand for interior lots

No beachfront property left
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SummerCamp
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SummerCamp, Franklin County

x

Northwest Florida Beaches Airport

SummerCamp Beach

Tallahassee

Jacksonville
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SummerCamp

• “SummerCamp, in Franklin County, is situated on 
the Gulf of Mexico on approximately 762 acres. 
Plans include approximately 499 units, a beach 
club, a community dock and nature trails.”

• - 2006 10-K, page 8
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Franklin County Overview
• Population(1): 11,280

~13% live in Franklin County’s prison(2)

• Labor Force(1): 4,934

• Persons Per Square Mile(1): 21

• Median Household Income(1): $34,787

• Major private sector employers(3):
Weems Memorial Hospital - 66
Leavins Seafood - 55
Greensteel Homes - 30

(1) US Census 2009 estimate, http://quickfacts.census.gov
(2) Inmate population information list, http://www.dc.state.fl.us/activeinmates/list.asp?DataAction=Paging
(3) http://www.eflorida.com/floridasregionsSubpage.aspx?id=284
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Franklin County – Cutter Ridge
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Franklin County – Cutter Ridge
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Franklin County – Cutter Ridge

(5) A project is “in development when construction on the project has 
commenced.  A project in “pre-development” has land-use entitlements 
but is still under internal evaluation or requires one or more additional 
permits prior to the commencement of construction.

Source: JOE 2007 10-K
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Franklin County – Cutter Ridge

Footnote (5) new language:  For certain projects in pre-development, some 
horizontal construction may have occurred, but no sales or marketing activities 
are expected in the foreseeable future.

Source: JOE 2009 10-K
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SummerCamp
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SummerCamp

EastWest
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SummerCamp 
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SummerCamp

Source: JOE 2Q 2010 10-Q
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SummerCamp – West

Source: Franklin County Tax Appraisal Office 
* Depiction of lot sales represents data as available June, 2010

Unsold Properties: 144

Houses: 4
Sold Properties: 82*

SummerCamp East and West
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SummerCamp – East

Unsold Properties: 144

Houses: 4
Sold Properties: 82*

SummerCamp East and West

Source: Franklin County Tax Appraisal Office 
* Depiction of lot sales represents data as available June, 2010
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SummerCamp Beach Front Lot Sales 2006

JOE sold 5 beach front 
lots in November 2006

Average price per lot:
$880,000(1)

(1) Franklin County Property Appraiser’s website, http://qpublic.net/franklin/index.html
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SummerCamp Beach Front Lot Sales 2010

JOE sold 4 beach 
front lots July 2010

Average price per lot:
~$331,000(1)

(1) Franklin County Property Appraiser’s website, http://qpublic.net/franklin/index.html. Sale included 1 interior lot with 
structure, appraised at $326,628.  Excluding this lot, the beach front lots sold for approximately $331K / lot.
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JOE Provided Mortgage for 2010 Sales

JOE provided the 
mortgage for the sale 

of the 4 beach front lots

http://www.myfloridacounty.com/services/officialrecords_intro.shtml
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SummerCamp Interior Lot Listings

• 2010:

Interior lots offered by 
JOE for as low as $39k(1)

• 2005 -2006:

Interior (non beach front) 
lots sold for ~$150k to 
$165k (2)

(1) Listing offered by SummerCamp executive realtor. Deal is contingent upon home built within six months of purchase.
(2) Franklin County Property Appraiser’s website, http://qpublic.net/franklin/index.html
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Franklin County Values

SummerCamp:

minimalN/AN/ACutter Ridge

$14,850,000Total

$7,260,000$60,000121Remaining Interior Lots

$7,590,000$330,00023Remaining Beachfront Lots

Total ValueSale PriceLots

$41,768,000 = JOE’s carrying 
value of residential real estate 
for Franklin County(1)

Source: Franklin County Tax Appraisal Office
(1) JOE 2009 10-K
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Franklin County Carrying Value

Source: JOE 2009 10-K

$41.8M = Carrying value of 
SummerCamp and CutterRidge
residential real estate
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SummerCamp Conclusions

• SummerCamp is <16% sold

144 remaining developed lots generously valued at $15 
million 

Carrying value is $42 million or ~$290,000 per 
developed lot

The area is sparsely populated

• What exactly did JOE capitalize at SummerCamp?

• SummerCamp development:  Should be impaired
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WindMark
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WindMark, Gulf County

x

Northwest Florida Beaches Airport

WindMark

Tallahassee

Jacksonville

Port St. Joe



101

WindMark

• “WindMark Beach is situated on approximately 2,020 acres 
in Gulf County near the town of Port St. Joe and includes 
approximately 15,000 feet of beachfront.  This beachfront 
resort destination is planned to include approximately 1,662 
units at full build-out, together with 75,000 square feet of 
commercial space.  Construction to realign approximately 
four miles of U.S. Highway 98 away from the beachfront 
was completed in 2006.  Sales in the second phase of 
WindMark Beach began in 2006.”

•

• - 2006 10-K, page 8
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Gulf County Overview
• Population(1): 15,755

• Labor Force(1): 6,411

• Persons Per Square Mile(1): 29

• Median Household Income(1): $38,632

• Major private sector employers(2):
GAC Contractors - 207
Bay St. Joseph Care Center - 150
Piggly Wiggly – 85
Fairpoint Communications – 58

(1) US Census 2009 estimate, http://quickfacts.census.gov
(2) http://www.eflorida.com/floridasregionsSubpage.aspx?id=284
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JOE Sales Office – Port St. Joe
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WindMark

WindMark Phase II

WindMark Phase I
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WindMark
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WindMark

Source: JOE 2Q 2010 10-Q
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WindMark- Phase II

Unsold Properties: 72

Homes: 6

Sold Lots: 42

Source: Gulf County Tax Appraisal Office 
* Depiction of lot sales represents data as available June, 2010
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JOE’s Biennial Monitoring Report

Source:  WindMark Beach Development of Regional Impact Biennial Monitoring Report 2008-2010, dated April 1, 2010
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WindMark Development Progress

1,012 Acres

9

2 Sites

18 Holes

278 Rooms

10,000 S.F.

65,000 S.F.

1,516 D.U.s

Total 
Proposed 
To Date

Phase I &II
- 2004-2018

0.002%

0.0%

100.0%

0.0%

0.0%

0.0%

0.0%

0.5%

Measure 
(%)

0.002%2.3 Acres01,012 AcresCommon Space

33.3%306Day Docks

100.0%2 Sites02 SitesBeach Access

0.0%0018 HolesGolf/Residential

0.0%00264 RoomsInn

45.0%4,545 S.F.010,000 S.F.Office

40.2%26,157 S.F.025,000 S.F.Retail(2)

3.2%49 D.U.s4 D.U.s754 D.U.sResidential(1)

Measure 
(%)

Built
To Date

Built
This Period

Phase I
2004-2012

Proposed
This Period

Phase I
2004-2012Land Use Type

Source: WindMark DRI, April 1, 2008 - April 1, 2010 Biennial Report, Exhibit C –Summary of Comparison of Development Activity
(1) D.U.s refer to dwelling units which includes condominium units.
(2) The figures shown above are not inclusive of ancillary uses and facilities customarily incidental to property uses (i.e., storage,
maintenance, mechanical, common, etc.)
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WindMark Phase I Beachfront Lot Sale 2009

Beachfront lot sold in 
WindMark Phase I 
in October 2009

Sales price: $350,000(1)

(1) Gulf County Property Appraiser’s website, http://www.qpublic.net/gulf/
Represents the most recent comparable interior lot sale



111

WindMark Phase II Interior Lot Sale 2010

Interior lot sold in 
WindMark Phase II 

in August 2010

Sales price: $104,000(1)

(1) Gulf County Property Appraiser’s website, http://www.qpublic.net/gulf/
Represents the most recent comparable interior lot sale
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Gulf County Values

$5,950,000$350,00017Beachfront Lots

$6,875,000$125,00055Non-beachfront Lots

$5,000,000N/AN/ACondominium Units

WindMark Phase II:

$17,825,000Total

Total ValueSale PriceUnits

$164,511,000 = JOE’s 
carrying value for Gulf County 
residential real estate(1)

Source: Gulf County Tax Appraisal Office
(1) JOE 2009 10-K
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WindMark Residential Carrying Value

$164.5M = Carrying value of 
WindMark residential real estate

Source: JOE 2009 10-K
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WindMark Conclusions

• ~224 developed residential lots of total planned 1,516
< 15% of residential units in WindMark are developed

• $165M capitalized costs on balance sheet
If we allocate those costs over 224 actual developed lots, 
that implies $736,000 cost per lot

Even if all remaining 1,367 lots were developed, that would 
imply > $120,000 cost allocated to each lot before counting 
the future costs to develop them.

• What exactly did JOE capitalize at WindMark?
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WindMark Conclusions

• WindMark commercial space is < 50% developed

WindMark developed commercial space is 95% vacant

$42.3 million commercial capitalized costs in Gulf County 
that should be evaluated for impairment

• WindMark development:  Should be impaired
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JOE’s Capitalization Policy

• “Costs associated with a specific real estate project are 
capitalized during the development period.  We capitalize 
costs directly associated with development and construction 
of identified real estate projects.  Indirect costs that clearly
relate to a specific project under development, such as 
internal costs of a regional project field office, are also 
capitalized.  We capitalize interest (up to total interest 
expense) based on the amount of underlying expenditures 
and real estate taxes on real estate projects under 
development.  If we determine not to complete a project, any 
previously capitalized costs are expensed in the period such 
determination is made.”

– 2009 10-K, page 26
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JOE’s Risk Factor

• “If the market values of our homesites, our 
remaining inventory of completed homes and other 
developed real estate assets were to drop below 
the book value of those properties, we would be 
required to write-down the book value of those 
properties, which would have an adverse affect on 
our balance sheet and our earnings.”

– 2009 10-K, page 12
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JOE Impairment Examples (2008-2009)

16.7%
7.0

35.0

42.0

Seven
Shores

46.2%14.0%% of Carrying Value Before Sale
3.011.0Final Sales Price

3.567.8Total Impairment Charges

6.578.8Carrying Value Before Sale

St. Johns
Golf Course

Victoria
ParkIn Millions $

Source: 2009 10-K, pp.4, 34-35
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Victoria Park 

• Between 2003 and 2005:

Homes sold for an average of $240,000 each

Lots sold for an average of $99,000 each 

• By the end of 2009, nearly half (45%) of all planned 
residential units had been sold

• Before its eventual write-down, Victoria Park’s 
carrying value was $78.8 million

Sources: 2005 10-K, 2009 10-K
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Victoria Park 
• On December 17, 2009, JOE sold Victoria Park’s 

remaining assets for $11 million
The remaining assets included 28 homes, 350 lots, 468 
acres of undeveloped land, a golf course, and $7.4 million 
notes receivable from builders

Giving JOE the benefit of the doubt by ascribing no value to 
the golf course or the notes(1), we can estimate…

• Homes sold for ~$100,000 each

• Lots sold for ~$20,000 each

• Undeveloped acres sold for ~$2,000 each

• JOE wrote down the Victoria Park assets on 
December 15, 2009, only two days before their sale

Source: 2009 10-K, except for estimated values of each asset (i.e., homes, lots and undeveloped land)
(1) Alternatively if the builder notes and golf course were money good, then JOE got nothing for the homes, lots and land.
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Impairment

<1%

30

4,500

St. Johns

2000

RiverTown

200120052001Year Started

148821,891Units Sold

10%16%45%% of Planned Units

1,5164994,200Planned Final Units

GulfFranklinVolusiaCounty

WindMarkSummerCampVictoria Park

Source: 2009 10-K and 2004 10-K
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Impairment

?

17.8

164.5

Gulf

WindMark

FranklinSt. JohnsCounty

38.714.96.0What We Can See

280.841.874.5Residential Real
Estate Carrying Value

?????Impairment

RiverTown TotalSummerCamp(in millions $)

Source: 2009 10-K, pp.4, 34-35

Why haven’t these been written down?
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Amenities & CRE Impairments

• JOE has a carrying value of $173 million in residential 
real estate amenities including an inn, golf courses, 
beach clubs, parks and common areas

These amenities generate ~$30 million in revenues per 
year and lose ~$3 million per year

Amenities should be evaluated for impairment

• JOE has a carrying value of $59 million related to 
commercial real estate

Revenues are minimal, vacancies are high

Commercial real estate should be evaluated for impairment

Source: 2009 10-K
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Conclusions

• The best stuff has been sold

• Real estate development has not had a positive 
return even if the financials are correct

• JOE needs to take substantial impairment

• Further development destroys value

• JOE seems to understand this and has stopped 
investing



Legal Lottery Hopes
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Latest & Greatest: Deepwater Horizon Disaster

• JOE files suit against Halliburton, M-I SWACO and 
Transocean 

Defining damages as stock price decline of 40% 

• JOE sues for damages while advertising to the public 
the beaches are wonderful

Sources: The St. Joe Company v. Halliburton Energy Services, Inc, filed August 4, 2010; The St. Joe Company v. M-I, L.L.C. 
a/k/a M-I SWACO, filed August 26, 2010; http://www.joe.com/
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Latest & Greatest: Deepwater Horizon Disaster

• “In fact, our St. Joe beaches have been fortunate to 
experience minimal tar balls recently and have 
necessitated fewer workers to accomplish the slight 
clean-up required.  We have similarly reduced the 
number of private workers required to maintain our 
beautiful beaches.” ― JOE Website

Source: http://www.joe.com
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Legal Lottery Conclusion

• No real damage

• Not aware of precedent for recovering lost stock 
market value

• JOE only went from being way-way overvalued to 
way overvalued



Summary & Conclusions
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Summary

• Peter Rummell spent hundreds of millions of 
dollars developing St. Joe’s land

• The best properties have been sold

• Many lots were sold to speculators during the 
boom

• When the boom ended, business essentially 
stopped
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Summary

• JOE’s developments are full of lots that former 
speculators or their banks would like to sell

• There is little evidence of how JOE spent so 
much money on these developments

• Many developments are ghost towns

• Little value remains
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Summary

• When the boom ended, management 
distracted investors for several years with a 
“Wait for the airport!” story

• The airport is here, but presents little 
opportunity

• Now, management is trying to distract 
investors by blaming the oil spill and hoping for 
the “legal lottery” windfall
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Summary

• If no impairment is needed, there has been a 
negative return on development, even with 
JOE selling its most desirable stuff

• If JOE needs to take an impairment, the return 
on development is highly negative

• It costs more to turn raw land into a finished lot 
than the lot is worth… and it isn’t even close
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Summary

• Further development is likely to destroy 
additional value

• JOE’s highest and best use is to return to its 
pre-Rummell roots as a Rural Land company

• The rural land is worth $650-950 million or $7-
10 per share

• There is a modest additional value for the 
41,000 entitled acres
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Strategic Dilemma

• Management should sell the company…

• But, it can’t because the stock price is too 
high… (it would have to be a take-under)

• So what is JOE doing?
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Strategic Dilemma

• JOE is stuck
It can't build, it can't sell and it can't generate value to cover its 
operating costs

• JOE spends $50 million a year, which it says it won’t 
reduce

• JOE can fund that by selling 25,000 – 40,000 acres of 
rural land per year

• JOE sold 500,000+ acres in the last decade

• Rural land sales can fund about 15 years of overhead, 
provided JOE doesn’t waste more money on 
development
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Strategic Dilemma

• The bulls dream about what JOE’s land might 
be worth in 20-30 years

• Reality is that by then there may be no rural 
land left, but…
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There May Be Sites Left in RiverTown


